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• McMinnville has “Arrived”

• Limited housing options

• Little growth in supply

• Residents priced out

• 24% of McMinnville 
renters spend over 50% 
of income on rent

McMinnville Central City Housing Study
The Project Problem

McMinnville Market Overview -
Zillow.com

OPPORTUNITY 
Capitalize on Market Strength 
to Expand Housing Options:

• Add homes to enable 
people to live in 
McMinnville’s downtown

• Affordable units that 
enhance the 
neighborhood



McMinnville Central City Housing Study
Sensitivity Testing of Possible New Zone Standards

Intro to AMI (Area Median Income) for McMinnville, Yamhill County, OR

$      54,700 1-Person Household 2-Person Household 4-Person Household
Income 

Level
Annual 
Income

Max. 
Affordable 
Monthly

Annual 
Income

Max. 
Affordable 
Monthly

Annual 
Income

Max. 
Affordable 
Monthly

120% AMI $     57,015 $       1,425 $     65,160 $       1,629 $     81,450 $       2,036 
100% AMI $     47,513 $       1,188 $     54,300 $       1,358 $     67,875 $       1,697 
80% AMI $     38,010 $          950 $     43,440 $       1,086 $     54,300 $       1,358 
50% AMI $     23,756 $          594 $     27,150 $          679 $     33,938 $          848 
30% AMI $     14,254 $          356 $     16,290 $          407 $     20,363 $          509 
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McMinnville Central City Housing Study
Sensitivity Testing of Possible New Zone Standards

Intro to AMI (Area Median Income) for McMinnville, OR

• The median income of all households for which income is reported

• HUD uses to measure affordability, county by county

• HUD bases affordability on household size

• Can also compare to straight AMI

• Useful for contextualizing home prices based on the likely affordability 
of expected monthly payments

• Allows for quantification of the suitability for workforce housing

McMinnville Labor Force 
Demographics:

• Registered Nurse
$64,174 (max rent: $1,604) 
(95% of AMI)

• Paramedic: 

$43,662 (max rent: $1,092) 
(64% AMI: low income)

• Apprentice plumber

$36,040 (max rent: $901) 

(53% AMI: low income)

• Starting teaching assistant

$17,102 (max rent: $428) 
(25% AMI: extremely low income)

• Average SSDI recipient: 
$14,808 (max rent: $370) 

(22% AMI: extremely low income)

$64,170 income

$43,660 income

$36,000 income

$17,100 income $14,800 income



McMinnville Central City Housing Study

Alternative A with 4th option: 
Complete remove parking requirements



M c M i n n v i l l e  C e n t r a l  C i t y  H o u s i n g  S t u d y
Sensitivity Testing of Possible New Zone Standards

Prototype A: Mixed Use on Full Block (For Sale)
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A1: EXISTING 
POLICY

A2: REDUCE 
PARKING

A3: MAXIMUM 
HEIGHT

A4: NO 
PARKING

REDUCE PARKING 
REQUIREMENTS

Don’t require more 
than one parking 
space per home.

MAXIMUM 
HEIGHT

Build to the 
maximum height 
permitted.

REMOVE PARKING 
REQUIREMENTS

Completely remove 
the requirement for 
off-street car parking.

Sensitivity test

Home size (sf)

Parking spaces / home

Building Height (Floors)

Price per home

Monthly payment

AMI

Annual income needed

# of homes in building

Income 
Needed AMI

66 homes

124 homes 132 homes
338 homes



M c M i n n v i l l e  C e n t r a l  C i t y  H o u s i n g  S t u d y
Sensitivity Testing of Possible New Zone Standards

Prototype A: Mixed Use on Full Block (For Rent)
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A1: EXISTING 
POLICY

A2: REDUCE 
PARKING

A3: MAXIMUM 
HEIGHT

A4: NO 
PARKING

REDUCE PARKING 
REQUIREMENTS

Don’t require more 
than one parking 
space per home.

MAXIMUM 
HEIGHT

Build to the 
maximum height 
permitted.

REMOVE PARKING 
REQUIREMENTS

Completely remove 
the requirement for 
off-street car parking.

Sensitivity test

Home size (sf)

Parking spaces / home

Building Height (Floors)

Monthly rent

AMI

Annual income needed

# of homes in building

Income 
Needed AMI

66 homes

124 homes 132 homes
338 homes



McMinnville Central City Housing Study

Alternative B with 4 options:
Including reduction in home size 



M c M i n n v i l l e  C e n t r a l  C i t y  H o u s i n g  S t u d y
Sensitivity Testing of Possible New Zone Standards

Prototype B: Stand-Alone Residential on Half Block (For Sale)
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B1: EXISTING 
POLICY

B2: REDUCE 
PARKING

B3: MAXIMUM 
HEIGHT

B4: SMALLER 
HOMES

REDUCE PARKING 
REQUIREMENTS

Don’t require more 
than one parking 
space per home.

MAXIMUM 
HEIGHT

Build to the 
maximum height 
permitted.

REMOVE PARKING 
REQUIREMENTS

Completely remove 
the requirement for 
off-street car parking.

Sensitivity test

Home size (sf)

Parking spaces / home

Building Height (Floors)

Price per home

Monthly payment

AMI

Annual income needed

# of homes in building

Income 
Needed AMI

24 homes
36 homes

56 homes

66 homes



M c M i n n v i l l e  C e n t r a l  C i t y  H o u s i n g  S t u d y
Sensitivity Testing of Possible New Zone Standards

Prototype B: Stand-Alone Residential on Half Block (For Rent)
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B1: EXISTING 
POLICY

B2: REDUCE 
PARKING

B3: MAXIMUM 
HEIGHT

B4: SMALLER 
HOMES

REDUCE PARKING 
REQUIREMENTS

Don’t require more 
than one parking 
space per home.

MAXIMUM 
HEIGHT

Build to the 
maximum height 
permitted.

REMOVE PARKING 
REQUIREMENTS

Completely remove 
the requirement for 
off-street car parking.

Sensitivity test

Home size (sf)

Parking spaces / home

Building Height (Floors)

Monthly rent

AMI

Annual income needed

# of homes in building

Income 
Needed AMI

24 homes
36 homes 56 homes

66 homes



McMinnville Central City Housing Study
Key Findings

• Reducing required off-street parking 
allows smaller sites to develop that would 
be infeasible to develop otherwise due to 
space needed to provide parking

• Larger sites can fit more homes at lower 
price points if off-street parking 
requirements are reduced

• Allowable maximum height can only be 
attained when parking requirements are 
reduced to 1 per home, or less on sites 
smaller than a full block

• Eliminating off-street parking
requirements entirely for retail helps with
the feasibility of mixed-use developments

Downtown 
McMinnville is an 
attractive place to 
be, but housing 
production has 
lagged expectations. 
Parking requirements 
may be the single 
largest obstacle 
preventing new 
housing from being 
developed here.

November 2019 | 2City Center Housing Strategy | City of McMinnville | Urbsworks, Inc DRAFT
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Prototype A: MU on Full Block

A1 A2

A3

Existing parking standards.
Max out development potential based on existing parking 
requirements.

Reduced parking standards.
See how much development is possible with a parking 
reduction to one space per unit and none for retail.

Maximum height.
Build to the maximum height permitted and allow parking 
area to stay the same.

A4
No parking.
Build to the maximum height allowed and provide no parking.
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McMinnville Prototype A1
McMinnville, OR

BUILDING FORM
Lot area 48,000                               sf
Lot area 1.10                                     acres
Building Footprint 27,601                               sf
Parking Footprint (Adjacent) 20,399                               sf
Height 4                                             stories
Floor-area ratio 1.59                                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 52,840                               47,556                
Retail 6,331                                  5,698                   
Office -                                        -                         
Industrial -                                        -                         
Public -                                        -                         
Educational -                                        -                         
Hotel/Motel -                                        -                         
Commercial Parking -                                        -                         
Structured Parking -                                        -                         
Internal Parking 17,007                               17,007                

UNITS AND EMPLOYEES
Housing Units 66                                          60                           /acre
Average unit size 716                                       sf

Employees 6                                             6                              /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential 99.64                                  1.50                        / per unit Residential Unit Sales Price N/A N/A /sf

Retail 25.33                                  4.00                        / 1000 sq ft Residential Unit Rent 2,794$                $3.90 /sf

Office -                                        -                          / 1000 sq ft Retail rent (sf/year) 20.00$                /sf (triple net)

Industrial -                                        -                          / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public -                                        -                          / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational -                                        -                          / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel -                                        -                          / per room

Parking Structure -                                         FINANCIAL PERFORMANCE
Total parking spaces 125                                       Rental
Landscaping and open space area 0% Cash-on-Cash (After Year 3) 11.4%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 19.8%

TOTAL COSTS (21,989,753)$               Debt Service Coverage Ratio (Year 3)                             1.71 

Land Costs (924,960)$                        $19 /sf Rule of 100 performance (Year One) 103%

Hard Costs (16,133,527)$                Owner
Residential (12,153,209)$                 $230 /sf Project Rate of Return 0.0%

Retail (1,139,641)$                    $180 /sf Return to Equity 0.0%

Office -$                                  $0 /sf Subsidy
Industrial -$                                  $0 /sf Subsidy Amount  $                              -   

Public -$                                  $0 /sf % of Project Costs 0%

Educational -$                                  $0 /sf

Hotel/Motel -$                                  $0 /sf UNIT MIX
Parking (2,840,677)$                    $43,636 /space Home size (sf) % of total Purchase Rent

Affordable studio 227 0% 39% 75%

Soft Costs (4,907,266)$                   4 bedroom 945 0% 164% 111%

Other Costs (24,000)$                           3 bedroom 665 0% 115% 78%

Demolition Costs -$                                  2 bedroom 965 30% 162% 216%

Site Development Costs (24,000)$                          1 bedroom 650 30% 111% 149%

Brownfield Remediation Costs -$                                  Studio 575 39% 100% 136%

Water Quality Controls -$                                  Average 716 100% 122% 165%

Additional Infrastructure -$                                  

MFI Affordability

58%

0%

42%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building
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McMinnville Prototype A2
McMinnville, OR

BUILDING FORM
Lot area 48,000                               sf
Lot area 1.10                                     acres
Building Footprint 19,178                               sf
Parking Footprint (Adjacent) 28,822                               sf
Height 7                                             stories
Floor-area ratio 2.37                                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 98,997                               89,097                
Retail 6,320                                  5,688                   
Office -                                        -                         
Industrial -                                        -                         
Public -                                        -                         
Educational -                                        -                         
Hotel/Motel -                                        -                         
Commercial Parking -                                        -                         
Structured Parking -                                        -                         
Internal Parking 8,364                                  8,364                   

UNITS AND EMPLOYEES
Housing Units 124                                       113                        /acre
Average unit size 716                                       sf

Employees 6                                             6                              /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential 124.37                               1.00                        / per unit Residential Unit Sales Price N/A N/A /sf

Retail -                                        -                          / 1000 sq ft Residential Unit Rent 2,350$                $3.28 /sf

Office -                                        -                          / 1000 sq ft Retail rent (sf/year) 20.00$                /sf (triple net)

Industrial -                                        -                          / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public -                                        -                          / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational -                                        -                          / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel -                                        -                          / per room

Parking Structure -                                         FINANCIAL PERFORMANCE
Total parking spaces 124                                       Rental
Landscaping and open space area 0% Cash-on-Cash (After Year 3) 11.6%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 20.3%

TOTAL COSTS (34,228,560)$               Debt Service Coverage Ratio (Year 3)                             1.65 

Land Costs (924,960)$                        $19 /sf Rule of 100 performance (Year One) 103%

Hard Costs (25,619,624)$                Owner
Residential (22,769,246)$                 $230 /sf Project Rate of Return 0.0%

Retail (1,137,636)$                    $180 /sf Return to Equity 0.0%

Office -$                                  $0 /sf Subsidy
Industrial -$                                  $0 /sf Subsidy Amount  $                              -   

Public -$                                  $0 /sf % of Project Costs 0%

Educational -$                                  $0 /sf

Hotel/Motel -$                                  $0 /sf UNIT MIX
Parking (1,712,742)$                    $43,124 /space Home size (sf) % of total Purchase Rent

Affordable studio 227 0% 39% 75%

Soft Costs (7,659,975)$                   4 bedroom 945 0% 164% 111%

Other Costs (24,000)$                           3 bedroom 665 0% 115% 78%

Demolition Costs -$                                  2 bedroom 851 43% 127% 159%

Site Development Costs (24,000)$                          1 bedroom 650 30% 98% 126%

Brownfield Remediation Costs -$                                  Studio 575 27% 88% 117%

Water Quality Controls -$                                  Average 716 100% 108% 138%

Additional Infrastructure -$                                  

MFI Affordability

40%

0%

60%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building
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McMinnville Prototype A3
McMinnville, OR

BUILDING FORM
Lot area 48,000                               sf
Lot area 1.10                                     acres
Building Footprint 18,756                               sf
Parking Footprint (Adjacent) 29,244                               sf
Height 7                                             stories
Floor-area ratio 2.45                                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 102,965                            92,668                
Retail 6,315                                  5,683                   
Office -                                        -                         
Industrial -                                        -                         
Public -                                        -                         
Educational -                                        -                         
Hotel/Motel -                                        -                         
Commercial Parking -                                        -                         
Structured Parking -                                        -                         
Internal Parking 8,225                                  8,225                   

UNITS AND EMPLOYEES
Housing Units 132                                       120                        /acre
Average unit size 703                                       sf

Employees 6                                             6                              /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential 125.32                               0.95                        / per unit Residential Unit Sales Price N/A N/A /sf

Retail -                                        -                          / 1000 sq ft Residential Unit Rent 2,293$                $3.26 /sf

Office -                                        -                          / 1000 sq ft Retail rent (sf/year) 20.00$                /sf (triple net)

Industrial -                                        -                          / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public -                                        -                          / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational -                                        -                          / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel -                                        -                          / per room

Parking Structure -                                         FINANCIAL PERFORMANCE
Total parking spaces 125                                       Rental
Landscaping and open space area 0% Cash-on-Cash (After Year 3) 11.5%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 20.3%

TOTAL COSTS (35,406,757)$               Debt Service Coverage Ratio (Year 3)                             1.64 

Land Costs (924,960)$                        $19 /sf Rule of 100 performance (Year One) 103%

Hard Costs (26,517,998)$                Owner
Residential (23,681,850)$                 $230 /sf Project Rate of Return 0.0%

Retail (1,136,696)$                    $180 /sf Return to Equity 0.0%

Office -$                                  $0 /sf Subsidy
Industrial -$                                  $0 /sf Subsidy Amount  $                              -   

Public -$                                  $0 /sf % of Project Costs 0%

Educational -$                                  $0 /sf

Hotel/Motel -$                                  $0 /sf UNIT MIX
Parking (1,699,452)$                    $43,076 /space Home size (sf) % of total Purchase Rent

Affordable studio 227 0% 39% 75%

Soft Costs (7,939,799)$                   4 bedroom 945 0% 164% 111%

Other Costs (24,000)$                           3 bedroom 665 0% 115% 78%

Demolition Costs -$                                  2 bedroom 925 30% 139% 179%

Site Development Costs (24,000)$                          1 bedroom 650 30% 98% 126%

Brownfield Remediation Costs -$                                  Studio 575 40% 86% 110%

Water Quality Controls -$                                  Average 703 100% 106% 135%

Additional Infrastructure -$                                  

MFI Affordability

39%

0%

61%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building
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McMinnville Prototype A4
McMinnville, OR

BUILDING FORM
Lot area 48,000                               sf
Lot area 1.10                                     acres
Building Footprint 48,000                               sf
Parking Footprint (Adjacent) -                                        sf
Height 7                                             stories
Floor-area ratio 6.27                                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 263,508                            237,157             
Retail 16,161                               14,545                
Office -                                        -                         
Industrial -                                        -                         
Public -                                        -                         
Educational -                                        -                         
Hotel/Motel -                                        -                         
Commercial Parking -                                        -                         
Structured Parking -                                        -                         
Internal Parking 21,050                               21,050                

UNITS AND EMPLOYEES
Housing Units 338                                       306                        /acre
Average unit size 703                                       sf

Employees 16                                          15                           /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential -                                        -                          / per unit Residential Unit Sales Price N/A N/A /sf

Retail -                                        -                          / 1000 sq ft Residential Unit Rent 2,136$                $3.04 /sf

Office -                                        -                          / 1000 sq ft Retail rent (sf/year) 20.00$                /sf (triple net)

Industrial -                                        -                          / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public -                                        -                          / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational -                                        -                          / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel -                                        -                          / per room

Parking Structure -                                         FINANCIAL PERFORMANCE
Total parking spaces -                                        Rental
Landscaping and open space area 0% Cash-on-Cash (After Year 3) 11.6%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 20.4%

TOTAL COSTS (87,438,841)$               Debt Service Coverage Ratio (Year 3)                             1.65 

Land Costs (924,960)$                        $19 /sf Rule of 100 performance (Year One) 103%

Hard Costs (66,613,657)$                Owner
Residential (60,606,893)$                 $230 /sf Project Rate of Return 0.0%

Retail (2,909,047)$                    $180 /sf Return to Equity 0.0%

Office -$                                  $0 /sf Subsidy
Industrial -$                                  $0 /sf Subsidy Amount  $                              -   

Public -$                                  $0 /sf % of Project Costs 0%

Educational -$                                  $0 /sf

Hotel/Motel -$                                  $0 /sf UNIT MIX
Parking (3,097,718)$                    $40,019 /space Home size (sf) % of total Purchase Rent

Affordable studio 227 0% 39% 75%

Soft Costs (19,876,224)$                4 bedroom 945 0% 164% 111%

Other Costs (24,000)$                           3 bedroom 665 0% 115% 78%

Demolition Costs -$                                  2 bedroom 925 30% 129% 164%

Site Development Costs (24,000)$                          1 bedroom 650 30% 91% 115%

Brownfield Remediation Costs -$                                  Studio 575 40% 80% 105%

Water Quality Controls -$                                  Average 703 100% 98% 126%

Additional Infrastructure -$                                  

MFI Affordability

100%

0%0%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building

REPLACE
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Prototype B: Stand-Alone Residential on Half Block

B1 B2

B3

Existing parking standards.
Max out development potential based on existing parking 
requirements.

Reduced parking standards.
See how much development is possible with a parking 
reduction to one space per unit.

Maximum height.
Build to the maximum height permitted and allow parking 
area to stay the same.

B4
Smaller units.
Build to the maximum height permitted, provide smaller units, 
and allow parking area to stay the same.
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Prototype B1
McMinnville, OR

BUILDING FORM
Lot area 24,000 sf
Lot area 0.55 acres
Building Footprint 10,898 sf
Parking Footprint (Adjacent) 11,902 sf
Height 3 stories
Floor-area ratio 1.10 FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 26,483 23,835                
Retail - - 
Office - - 
Industrial - - 
Public - - 
Educational - - 
Hotel/Motel - - 
Commercial Parking - - 
Structured Parking - - 
Internal Parking - - 

UNITS AND EMPLOYEES
Housing Units 24 44 /acre
Average unit size 990 sf

Employees - - /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential 37.08 1.54 / per unit Residential Unit Sales Price N/A N/A /sf

Retail - 4.00 / 1000 sq ft Residential Unit Rent 2,718$     $2.75 /sf

Office - - / 1000 sq ft Retail rent (sf/year) N/A /sf (triple net)

Industrial - - / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public - - / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational - - / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel - - / per room

Parking Structure - FINANCIAL PERFORMANCE
Total parking spaces 37 Rental
Landscaping and open space area 5% Cash-on-Cash (After Year 3) 11.6%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 20.4%

TOTAL COSTS (7,433,889)$                  Debt Service Coverage Ratio (Year 3) 1.64 

Land Costs (247,200)$     $10 /sf Rule of 100 performance (Year One) 103%

Hard Costs (5,482,026)$      Owner
Residential (5,296,643)$  $200 /sf Project Rate of Return 0.0%

Retail -$  $180 /sf Return to Equity 0.0%

Office -$  $0 /sf Subsidy
Industrial -$  $0 /sf Subsidy Amount  $ -   

Public -$  $0 /sf % of Project Costs 0%

Educational -$  $0 /sf

Hotel/Motel -$  $0 /sf UNIT MIX
Parking (185,383)$  $5,000 /space Home size (sf) % of total Purchase Rent

Affordable: 227 sf studio (3) 227 0% 19% 75%

Soft Costs (1,692,531)$      4 bedroom 945 0% 89% 111%

Other Costs (12,132)$     3 bedroom 665 0% 67% 78%

Demolition Costs -$  2 bedroom 1200 50% 154% 187%

Site Development Costs (12,132)$  1 bedroom 800 30% 104% 132%

Brownfield Remediation Costs -$  studio 750 20% 100% 128%

Water Quality Controls -$  Average 990 100% 128% 160%

Additional Infrastructure -$  

MFI Affordability

45%

5%

50%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building
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Prototype B2
McMinnville, OR

BUILDING FORM
Lot area 24,000 sf
Lot area 0.55 acres
Building Footprint 11,239 sf
Parking Footprint (Adjacent) 11,561 sf
Height 5 stories
Floor-area ratio 1.65 FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 39,617 35,656                
Retail - - 
Office - - 
Industrial - - 
Public - - 
Educational - - 
Hotel/Motel - - 
Commercial Parking - - 
Structured Parking - - 
Internal Parking - - 

UNITS AND EMPLOYEES
Housing Units 36 65 /acre
Average unit size 990 sf

Employees - - /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential 36.02 1.00 / per unit Residential Unit Sales Price N/A N/A /sf

Retail - - / 1000 sq ft Residential Unit Rent 2,643$     $2.67 /sf

Office - - / 1000 sq ft Retail rent (sf/year) N/A /sf (triple net)

Industrial - - / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public - - / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational - - / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel - - / per room

Parking Structure - FINANCIAL PERFORMANCE
Total parking spaces 36 Rental
Landscaping and open space area 5% Cash-on-Cash (After Year 3) 11.6%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 20.5%

TOTAL COSTS (10,808,607)$               Debt Service Coverage Ratio (Year 3) 1.65 

Land Costs (247,200)$     $10 /sf Rule of 100 performance (Year One) 103%

Hard Costs (8,103,539)$      Owner
Residential (7,923,460)$  $200 /sf Project Rate of Return 0.0%

Retail -$  $180 /sf Return to Equity 0.0%

Office -$  $0 /sf Subsidy
Industrial -$  $0 /sf Subsidy Amount  $ -   

Public -$  $0 /sf % of Project Costs 0%

Educational -$  $0 /sf

Hotel/Motel -$  $0 /sf UNIT MIX
Parking (180,079)$  $5,000 /space Home size (sf) % of total Purchase Rent

Affordable: 227 sf studio (3) 227 0% 19% 75%

Soft Costs (2,445,736)$      4 bedroom 945 0% 89% 111%

Other Costs (12,132)$     3 bedroom 665 0% 67% 78%

Demolition Costs -$  2 bedroom 1200 50% 148% 170%

Site Development Costs (12,132)$  1 bedroom 800 30% 102% 137%

Brownfield Remediation Costs -$  studio 750 20% 98% 133%

Water Quality Controls -$  Average 990 100% 124% 156%

Additional Infrastructure -$  

MFI Affordability

47%

5%

48%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building
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Prototype B3
McMinnville, OR

BUILDING FORM
Lot area 24,000                               sf
Lot area 0.55                                     acres
Building Footprint 10,434                               sf
Parking Footprint (Adjacent) 11,886                               sf
Height 7                                             stories
Floor-area ratio 2.57                                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 61,715                               55,544                
Retail -                                        -                         
Office -                                        -                         
Industrial -                                        -                         
Public -                                        -                         
Educational -                                        -                         
Hotel/Motel -                                        -                         
Commercial Parking -                                        -                         
Structured Parking -                                        -                         
Internal Parking -                                        -                         

UNITS AND EMPLOYEES
Housing Units 56                                          102                        /acre
Average unit size 990                                       sf

Employees -                                        -                         /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential 37.03                                  0.66                        / per unit Residential Unit Sales Price N/A N/A /sf

Retail -                                        -                          / 1000 sq ft Residential Unit Rent 2,580$                $2.61 /sf

Office -                                        -                          / 1000 sq ft Retail rent (sf/year) N/A /sf (triple net)

Industrial -                                        -                          / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public -                                        -                          / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational -                                        -                          / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel -                                        -                          / per room

Parking Structure -                                         FINANCIAL PERFORMANCE
Total parking spaces 37                                          Rental
Landscaping and open space area 7% Cash-on-Cash (After Year 3) 11.5%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 20.3%

TOTAL COSTS (16,491,661)$               Debt Service Coverage Ratio (Year 3)                             1.64 

Land Costs (247,200)$                        $10 /sf Rule of 100 performance (Year One) 102%

Hard Costs (12,528,172)$                Owner
Residential (12,343,026)$                 $200 /sf Project Rate of Return 0.0%

Retail -$                                  $180 /sf Return to Equity 0.0%

Office -$                                  $0 /sf Subsidy
Industrial -$                                  $0 /sf Subsidy Amount  $                              -   

Public -$                                  $0 /sf % of Project Costs 0%

Educational -$                                  $0 /sf

Hotel/Motel -$                                  $0 /sf UNIT MIX
Parking (185,145)$                       $5,000 /space Home size (sf) % of total Purchase Rent

Affordable: 227 sf studio (3) 227 0% 19% 75%

Soft Costs (3,704,104)$                   4 bedroom 945 0% 89% 111%

Other Costs (12,185)$                           3 bedroom 665 0% 67% 78%

Demolition Costs -$                                  2 bedroom 1200 50% 145% 170%

Site Development Costs (12,185)$                          1 bedroom 800 30% 100% 131%

Brownfield Remediation Costs -$                                  studio 750 20% 96% 126%

Water Quality Controls -$                                  Average 990 100% 121% 152%

Additional Infrastructure -$                                  

MFI Affordability

43%

7%

50%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building



January 2020 | 10City Center Housing Strategy | City of McMinnville | Urbsworks, Inc Appendix E
DRAFT: 10/7/19

Prototype B4
McMinnville, OR

BUILDING FORM
Lot area 24,000                               sf
Lot area 0.55                                     acres
Building Footprint 8,343                                  sf
Parking Footprint (Adjacent) 13,977                               sf
Height 7                                             stories
Floor-area ratio 2.06                                     FAR

DEVELOPMENT PROGRAM
Use Gross Net
Residential 49,350                               44,415                
Retail -                                        -                         
Office -                                        -                         
Industrial -                                        -                         
Public -                                        -                         
Educational -                                        -                         
Hotel/Motel -                                        -                         
Commercial Parking -                                        -                         
Structured Parking -                                        -                         
Internal Parking -                                        -                         

UNITS AND EMPLOYEES
Housing Units 66                                          120                        /acre
Average unit size 673                                       sf

Employees -                                        -                         /acre

PARKING & OPEN SPACE RENTS AND SALES PRICES
Residential 43.54                                  0.66                        / per unit Residential Unit Sales Price N/A N/A /sf

Retail -                                        -                          / 1000 sq ft Residential Unit Rent 1,801$                $2.68 /sf

Office -                                        -                          / 1000 sq ft Retail rent (sf/year) N/A /sf (triple net)

Industrial -                                        -                          / 1000 sq ft Office rent (sf/year) N/A /sf (triple net)

Public -                                        -                          / 1000 sq ft Industrial (sf/year) N/A /sf (triple net)
Educational -                                        -                          / 1000 sq ft Hotel/Motel ($/night) N/A / room / night
Hotel/Motel -                                        -                          / per room

Parking Structure -                                         FINANCIAL PERFORMANCE
Total parking spaces 44                                          Rental
Landscaping and open space area 7% Cash-on-Cash (After Year 3) 11.6%

IRR on Project Cost (Unleveraged Return) 12.0%

PROJECT COSTS IRR on Investor Equity (Leveraged Return Before Tax) 20.5%

TOTAL COSTS (13,494,020)$               Debt Service Coverage Ratio (Year 3)                             1.65 

Land Costs (247,200)$                        $10 /sf Rule of 100 performance (Year One) 103%

Hard Costs (10,087,786)$                Owner
Residential (9,870,080)$                    $200 /sf Project Rate of Return 0.0%

Retail -$                                  $180 /sf Return to Equity 0.0%

Office -$                                  $0 /sf Subsidy
Industrial -$                                  $0 /sf Subsidy Amount  $                              -   

Public -$                                  $0 /sf % of Project Costs 0%

Educational -$                                  $0 /sf

Hotel/Motel -$                                  $0 /sf UNIT MIX
Parking (217,706)$                       $5,000 /space Home size (sf) % of total Purchase Rent

Affordable: 227 sf studio (3) 227 0% 19% 75%

Soft Costs (3,146,849)$                   4 bedroom 945 0% 89% 111%

Other Costs (12,185)$                           3 bedroom 665 0% 67% 78%

Demolition Costs -$                                  2 bedroom 875 33% 108% 124%

Site Development Costs (12,185)$                          1 bedroom 650 33% 82% 106%

Brownfield Remediation Costs -$                                  studio 500 34% 65% 84%

Water Quality Controls -$                                  Average 673 100% 85% 106%

Additional Infrastructure -$                                  

MFI Affordability

35%

7%
58%

Site Layout

Building Footprint

Landscaping or Open Space

Parking Area Next to Building




